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October 17, 2000

| Mr. J o h n M c G u i g g i nUS D O T / R S P A / V O L P E Center5 5 Broadway, D T S - 3 3I Cambridge , MA 02142
RE: A p p r a i s a l Review

I Lloyd S . Barrie, M A I , S R AMT General C e r t i f i c a t i o n #148Raintree Nursery
1 5000 H i g h w a y 37Libby, Montana

Dear Mr. M c G u i g g i n :
Based on the Order for S u p p l i e s or Serv i c e s dated October

22, 2000, we have p e r f o r m e d a t e chnical review of the a p p r a i s a l
report p r e p a r e d b y L l o y d S . Barrie, M A I , S R A o n t h e Raintree
N u r s e r y p r o p e r t y , 5000 H i g h w a y 3 7 , L i b b y , M o n t a n a .

It i s under s tood that t h i s a p p r a i s a l review i s for the
purpos e of d e t e rmin ing the accuracy of the value e s t imate s ta t ed
in the original report p r e v i o u s l y r e f e r e n c e d . The value
conc lu s ion of the or ig inal r e p o r t , as we l l as the conc lus ion f r o m
th i s review, w i l l be used by the V o l p e C e n t e r in c o n s u l t a t i o n
with the U n i t e d S t a t e s Environmental P r o t e c t i o n Agency in
c ompensa t ing the current owners for their lo s s in p r o p e r t y value
due to the c o n t a m i n a t i o n on s i t e .
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I M r . B a r r i e ' s a p p r a i s a l report c o n s i s t s o f a document
| containing 84 p a g e s in a summary f o rmat of a c o m p l e t e a p p r a i s a l ,

and values the p r o p e r t y at $ 6 0 0 , 0 0 0 . The appra i sa l does not
I invoke any depar ture s f r o m the USPAP. In a d d i t i o n , a

s u p p l e m e n t a r y l e t t e r was authored on S e p t e m b e r 28, 2000, which
I a l t e r s the o r i g i n a l value e s t i m a t e by an increase of $6,.000.
• The a p p r a i s a l report was o r i g i n a l l y prepared for Mel and

Lerah Parker , the owners of Raintree N u r s e r y . The a p p r a i s a l
I report s e t s f o r t h the market value , or as described in the

a p p r a i s a l , the "Use Valu e" of the p r o p e r t y , as of March 9, 2000.
I The author of the original a p p r a i s a l report i n d i c a t e s he is

a c e r t i f i e d real e s t a t e a p p r a i s e r in the S t a t e o f M o n t a n a ,
I h o l d i n g C e r t i f i c a t e No. 148 and a member of the A p p r a i s a l
I I n s t i t u t e , h o l d i n g both the MAI and SRA d e s i g n a t i o n s . As such,

the a p p r a i s a l report must abide by, and is required to be
I p r e p a r e d in c o n f o r m i t y w i t h , t h e U n i f o r m S t a n d a r d s o f A p p r a i s a l

Prac t i c e (USPAP) as well as the Code of E t h i c s and S t a n d a r d s of
I P r o f e s s i o n a l P r a c t i c e o f t h e A p p r a i s a l I n s t i t u t e . T h i s review
a must a l s o be c onduc t ed to USPAP S t a n d a r d s since both C . E .

Crookshanks and T h o m a s G. S t e v e n s are c e r t i f i e d a p p r a i s e r s in the
I S t a t e o f M o n t a n a . A d d i t i o n a l l y , Thomas G . S t e v e n s h o l d s t h e M A I

and SRA d e s i g n a t i o n s f r o m the A p p r a i s a l I n s t i t u t e and t h e r e f o r e
I is governed by the Code of E t h i c s and S t a n d a r d s of P r o f e s s i o n a l

Prac t i c e o f t h e A p p r a i s a l I n s t i t u t e . T h e s p e c i f i c rule under
• which t h i s review w i l l be p e r f o r m e d is the U n i f o r m S t a n d a r d s of
I P r o f e s s i o n a l A p p r a i s a l P r a c t i c e S t a n d a r d s Rule 3-1.

Duncen Drive * M i s s o u l e MT * 59BOS * .406 7SB 343S/ P h o n e / F A X 2



Both C . E . Crookshanks and Thomas G. S t e v e n s have compl i ed
with the competency provi s ions as required in the USPAP based on
educa t i on and experience with a p p r a i s i n g s imi lar p r o p e r t i e s in
H a m i l t o n , H e l e n a , a n d M i s s o u l a , Montana . A d d i t i o n a l l y , M r .
Crookshanks i s f a m i l i a r wi th the s u b j e c t p r o p e r t y pr ior to
d e m o l i t i o n , by having been on site J u l y 6 and 7, and 17 and 18,
2000, conduc t ing an a p p r a i s a l of the personal p r o p e r t y and
nursery stock of the s u b j e c t p r o p e r t y . Mr. S t e v e n s has
f a m i l i a r i t y wi th the Libby, Montana market by virtue of
a p p r a i s i n g th e USDA F o r e s t Service H e a d q u a r t e r s , Ventur e Motor
I n n , S u p e r 8 M o t e l , Champion I n t e r n a t i o n a l o f f i c e b u i l d i n g , a s
well as the Monroe Cas ino, Libby B u i l d i n g Center and re la t ed
p r o p e r t i e s , and the Sandman M o t e l . T h i s experience has been
gained f r o m 1978 through 1999.

T h i s review has been conducted as a t e chnical " F i e l d Review"
wi th the s u b j e c t p r o p e r t y and al l comparab l e d a t a being i n s p e c t e d
on October 12 and 13, 2000. A d d i t i o n a l l y , both Mr. Crookshanks
and Mr. S t e v e n s have t h o r o u g h l y read the or iginal a p p r a i s a l
report and are f a m i l i a r wi th all of the content s therein.

S C O P E OF R E V I E W

The review of the a p p r a i s a l report authored by Lloyd S.
Barrie, M A I , S R A , Montana General C e r t i f i c a t i o n N o . 148, da t ed
March 9, 2000, is in conformance wi th S t a n d a r d s Rule 3-1 of the
USPAP and is a technical review. The s u b j e c t p r o p e r t y as well as
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all of the comparable data r e f e r r e d to wi th in the covers of the
report have been in spe c t ed by the reviewers. The a p p r a i s a l
report has been thoroughly read and both of the reviewers are
f a m i l i a r with al l o f the contents therein. A d d i t i o n a l l y , other
research was undertaken at the Linco ln County Courthouse as well
as c o n t a c t i n g local Real tor s and other appra i s er s w i th in the
Libby market.

PROPERTY U N D E R REVIEW

The s u b j e c t p r o p e r t y under review is the previous Raintree
N u r s e r y l o ca t ed at 5000 H i g h w a y 37, Libby, Montana. As the
p h o t o g r a p h in the A d d e n d a in th i s report wi l l show, at t ime of
i n s p e c t i o n for the review the m a j o r i t y of the improvements had
been d emo l i s h ed and removed f r o m the s i te . The s i t e is
contaminated wi th asbes to s and is undergoing decontaminat ion and
remed ia t i on e f f o r t s . M r . C . E . Crookshanks o f Crookshanks
A p p r a i s i n g i s f a m i l i a r with the s ub j e c t prop er ty prior to
d e m o l i t i o n by virtue of being on s i t e at various t imes through the
month of J u l y 2000 when c o m p l e t i n g an a p p r a i s a l of the
f u r n i t u r e , f i x t u r e s and equipment (FF&E) and inventory o f t h e
Raintree N u r s e r y .

The p r o p e r t y as de scribed by the or ig inal a p p r a i s a l c o n s i s t s
of a s i t e t o t a l i n g 21.10 acres l o c a t e d on the northeast s id e of
the K o o t e n a i River a p p r o x i m a t e l y 4.5 mile s northeast of Libby ,
Montana a long H i g h w a y 37.
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The a p p r a i s a l describes the s i t e as having a p p r o x i m a t e l y
2.57 acres on the north side of the highway and the balance in
two par c e l s . A small 1.83-acre tract is t r iangular shaped while
the balance of the s i te between the highway and the river
approx imate s 16.70 acres. The larger por t ion contains
a p p r o x i m a t e l y 5 acres in orchard and pas ture and 4 acres on the
r iver front l o ca t ed in the northwest sector of the s i t e . The site
has a p p r o x i m a t e l y 1,400 LF along the river which f o r m s the
western boundary. The m a j o r i t y of the s i t e t o t a l i n g 16.7 acres
has a g e n t l e s l o p e f r o m the highway to near -the river, with a
moderate s l op e at the river f r o n t a g e .

Entry to the larger port ion of the s i te is d i r e c t l y f r o m
j H i g h w a y 37 onto an a s p h a l t driveway with a parking lo t . The

interior of the s i te has gravel a n d / o r dirt access roads l ead ing
to sheds s cat tered throughout the s i t e .

An overhead power transmiss ion line easement traverses thesi
I' northwest por t ion o f the s i t e , which i s i n f l u e n c e d by areas o f

II known 100-year f l o o d i n g , with por t i on s o f the s i t e lying out s ide
of the f l o o d zone.

IJ The b u i l d i n g improvements which were prev iou s ly l o ca t ed on
s i t e but have now for the most part been demol i shed consi s ted of

I a mix of o l d e r i n d u s t r i a l s t y l e b u i l d i n g s and newer commercial
ii nursery s t ru c tur e s , t o g e t h e r w i t h s i t e improvements and

l a n d s c a p e d areas. The b u i l d i n g s c ons i s t ed o f an o f f i c e / d w e l l i n g
|i wi th a t t a c h e d s o lar ium, f i v e commercial greenhouses , a shade

house, large and s m a l l e r open f r o n t s h ed s , a long wi th several
I I
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aux i l iary b u i l d i n g s and a mobile home.
A review by Mr. Crookshanks of the d e s c r i p t i o n of the

improvements contained within the original report a p p e a r s to be
f a c t u a l l y adequate. A d d i t i o n a l documentat ion f r o m t h e L i n c o l n
County A s s e s s o r ' s O f f i c e ind i ca t e s that t h e original a p p r a i s a l i s
reasonably accurate and f a c t u a l .

I HISTORY OF THE PROPERTY

I I n f o r m a t i o n provided by the original a p p r a i s a l report
ind i ca t e s the s u b j e c t p r o p e r t y was linked to the vermicul i t e

I mining o p e r a t i o n as early as the 1960s. The s i t e prior to 1990
was occupied as the screening p l a n t and railroad l o a d i n g s i t e

I where the vermicu l i t e ore was trucked for screening and s t orage
I until it could be t r a n s p o r t e d by conveyor to rai lroad cars

l o ca t ed across the K o o t e n a i River. The conveyor system was
I located in several tunnel s below two large sheds . The conveyor

system and the screening operat ion were d i s m a n t l e d between 1990
|| and 1993 leaving the long west shed, o f f i c e , m a n u f a c t u r i n g u n i t ,
., several small b u i l d i n g s and the t u n n e l s , as wel l as the a s p h a l t
" and concrete paving.

II The current owners, Melv in G. and Lerah Parker, purchased
the p r o p e r t y December 17, 1993 for a p u r p o r t e d pr i c e of $ 1 2 6 , 6 0 0 .

|] Subsequent to the ir purchase the Parkers d ev e l op ed and opera t ed a
. w h o l e s a l e and re tai l nursery opera t i on on the p r o p e r t y .
" A d d i t i o n a l b u i l d i n g s were cons truc ted as well as a d w e l l i n g

I a t tached to the e x i s t i n g o f f i c e . W i t h i n the la s t year or two the
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owners s t ar t ed a "Reishi" mushroom growing opera t i on wi th in the
old t u n n e l s that housed the conveyor b e l t s . An ex t rac t i on room
was constructed a d j a c e n t to the tunne l s .

A d e s c r i p t i o n of the h i s t ory of the p r o p e r t y contained in
the original a p p r a i s a l report appear s to be f a c t u a l l y accurate
and d e p i c t s the pas t and current s t a tu s of the s u b j e c t p r o p e r t y .

S U M M A R Y O F I M P O R T A N T F A C T S & C O N C L U S I O N S

T h i s sect ion o f the report d e a l s s p e c i f i c a l l y with the
important i tems contained in the a p p r a i s a l r epor t , s t a r t i n g with
l o c a t i o n of the p r o p e r t y and ending with an Extraordinary
A s s u m p t i o n and L i m i t i n g C o n d i t i o n . The l o ca t i on o f th e p r o p e r t y
i s f a c t u a l l y adequate as is the i d e n t i f i c a t i o n of the p r o p e r t y .
The p r o p e r t y r i g h t s a p p r a i s e d are shown as f e e s i m p l e ownership,
which i s a p p r o p r i a t e . The phy s i ca l d e s c r i p t i o n of the s i t e
p a r a l l e l s the c o m p l e t e d e s c r i p t i o n of the s i t e contained in the
body o f the r e p o r t . The p h y s i c a l d e s c r i p t i o n o f the improvement s
a l s o p a r a l l e l s that d e s c r i p t i o n contained in the body of the
r epor t . H i g h e s t and best use is d e s cr ib ed as its current use as
a commercial nursery w i t h a d d i t i o n a l land having r e s i d e n t i a l
deve l opment p o t e n t i a l . T h i s a l so mirrors th e a n a l y s i s wi th in th e
body of the r epor t . The remainder of th i s s e c t ion of the report
i n d i c a t e s the value of the s i t e , the use value of the entire
p r o p e r t y , and the da t e of v a l u a t i o n , which are consi s tent with
other i n f o r m a t i o n conta ined in the r epor t .
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I An Extraord inary A s s u m p t i o n and L i m i t i n g C o n d i t i o n is s t a t e d
in t h i s sec t ion of the report and s t a t e s that the p r o p e r t y is

I assumed to not be h a z a r d o u s l y contaminated wi th a sbe s to s f i b e r s .
It a l s o s t a t e s that th e a p p r a i s e r i s k n o w l e d g e a b l e that a sbe s to s

I c o n t a m i n a t i o n is pr e s en t on the p r o p e r t y .
• T h i s i s a common d i s c l a i m e r for contaminated p r o p e r t i e s

since it is i m p o s s i b l e to a p p r a i s e the p r o p e r t y in a con taminat ed
I s t a t e , due to the l a ck of comparabl e s of contaminated p r o p e r t i e s .

I

I

A S S U M P T I O N S A N D L I M I T I N G C O N D I T I O N S

I The report has 10 s tandard A s s u m p t i o n s and L i m i t i n g
C o n d i t i o n s as we l l as r e f e r r i n g to the Extraordinary A s s u m p t i o n
and L i m i t i n g C o n d i t i o n . As s t a t e d , these are s t a n d a r d .

C E R T I F I C A T I O N O F T H E A P P R A I S A L

The C e r t i f i c a t i o n was reviewed in conformance w i th the USPAP
S t a n d a r d s and the Code o f E th i c s and S t a n d a r d s o f P r o f e s s i o n a l
P r a c t i c e o f the A p p r a i s a l I n s t i t u t e . All a p p e a r to be in order.

D E S C R I P T I O N O F T H E A P P R A I S A L P R O C E S S
II
I

A l t h o u g h b r i e f , t h e a p p r a i s a l pro c e s s under taken i s
1 d e s c r i b ed . T h i s por t i on of the report again r e f e r s to the

I : Extraordinary A s s u m p t i o n and L i m i t i n g C o n d i t i o n .
i W i t h i n t h i s d e s c r i p t i o n of the a p p r a i s a l proce s s i t i s

| :| s t a t e d that the Cost A p p r o a c h was employed to e s t i m a t e
r ep la c emen t cost based on d a t a f r o m commercial and r e s i d e n t i a l

I
£416 Duncsn Drive * Missoule MT * 59BOS * 4O6 "7SB 3432 / P h o n e / F A X8



cost services f o r t h e s u b j e c t p r o p e r t y . It f u r t h e r s t a t e s that
the S a l e s Compari son and Income approache s to value were
d e v e l o p e d t o support t h e Cost A p p r o a c h . A l t h o u g h a noble e f f o r t ,
when d e a l i n g with a sp e c ia l use p r o p e r t y s imilar to the s u b j e c t a

I S a l e s Compari son and Income A p p r o a c h i s u s u a l l y of l i t t l e value.

I C O M P E T E N C Y P R O V I S I O N

I The a p p r a i s e r has d e l e t e d any r e f e r enc e to u n d e r l y i n g
competency to p e r f o r m the task at hand. A l t h o u g h not a v i o l a t i o n

I of USPAP, the Compe t ency Rule requires the a p p r a i s e r to have
• s p e c i f i c education or training and be competent to a p p r a i s e the

p r o p e r t y under cons idera t i on .
I T y p i c a l l y c ompe t ency is a cknowl edg ed and d i s c u s s e d . A

review o f t h e a p p r a i s e r ' s q u a l i f i c a t i o n s a p p e a r s t o i n d i c a t e
I compe t ency for t h i s a s s i g n m e n t .

1 O B J E C T I V E O F T H E A P P R A I S A L . D A T E O F V A L U A T I O N A N D
D E F I N I T I O N O F V A L U E

I T h i s sect ion of the report de scribe s the o b j e c t i v e of the
• a p p r a i s a l is to e s t i m a t e the use value as of March 9, 2000. Use

value is then d e f i n e d as "the value a s p e c i f i c p r o p e r t y has for a
I s p e c i f i c use." T h i s i s a t ex tbook d e f i n i t i o n for a s p e c ia l

purpo s e p r o p e r t y and value in use. The a p p r a i s a l f u r t h e r
•J d i f f e r e n t i a t e s between market value and use value: "In
B e s t i m a t i n g use value the a p p r a i s e r f o c u s e s on the value the real
"' e s t a t e c o n t r i b u t e s to the e n t e r p r i s e of which it is a part
| without regard to the p r o p e r t y ' s h i gh e s t and best use or the
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monetary amount that might be r e a l i z e d f r o m i t s sa l e ." A g a i n ,
t h i s i s a t e x t b o o k d e f i n i t i o n but i s a p p r o p r i a t e for the s u b j e c t
p r o p e r t y .

The a p p r a i s a l s t a t e s that the p r o p e r t y i s being valued for
i t s c on t r i bu t i on to the business e n t i t y current ly o c cupying the

j p r o p e r t y . F u r t h e r s t a t e m e n t s are made that the current ownersi
are not w i l l i n g s e l l e r s o f the p r o p e r t y . The owners had p l a n n e d

i to cont inue o c cupying the p r o p e r t y and o p e r a t i n g the bus ines s on
the p r o p e r t y . A s ta t emen t is made that any f u t u r e sa l e of the

i p r o p e r t y would probab ly inc lude the sa l e o f the busines s e n t i t y

I ; as wel l as the l a n d , b u i l d i n g , equ ipment , inventory and other1

as s e t s . T h i s would be viewed as a f a i r s ta t ement if the owners
I were not w i l l i n g s e l l e r s .

• AREA A N D N E I G H B O R H O O D D A T A

The a p p r a i s a l makes a good e f f o r t a t d e t a i l i n g th e l o c a t i o n
" of the town of Libby and L i n c o l n C o u n t y . M o s t of the i n f o r m a t i o n

I c i t ed w i t h i n th i s s e c t ion of the report i s r e a d i l y a v a i l a b l e f r o m
many sources, now i n c l u d i n g the I n t e r n e t . T h i s d a t a i s quoted

I through an e s t i m a t e of 1998 which seems unusual since the report
is d a t e d March 9, 2000. A s tronger e f f o r t could have been made

• to obtain actual d a t a . It i s d o u b t f u l , however, i f the ac tual
| f i g u r e s would a l t e r the conclus ions .
\ The r emain ing i n f o r m a t i o n in t h i s s e c t i on o f the r epor t
I d e t a i l e d the dominant f a c t o r s in the local economy as we l l as the

lack o f d i v e r s i t y o f the economy. The unemployment rate f i g u r e s
I
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through the year 1999 are shown to be 14.7%. F u r t h e r checks
i n d i c a t e that up through Augus t of 2000 the unemployment rate was

j in the same area, but may approach 18% in the seasonal winter
months.

' The a p p r a i s a l underscores the f a c t that Linco ln County and
I the Libby area is in for continued slow growth.

T h i s sect ion of the report is adequate.
I

I
I

1

Z O N I N G D A T A

The L i n c o l n County P l a n n i n g Department c o n f i r m s th e da ta
within the original a p p r a i s a l report is f a c t u a l l y accurate and
the s u b j e c t does not lie within a d e s i g n a t e d zoning d i s t r i c t .

I TAX D A T A

| T h e L i n c o l n County T r e a s u r e r ' s O f f i c e c o n f i r m s t h e
i n f o r m a t i o n contained in the original a p p r a i s a l report is

• f a c t u a l l y accurate.

H I G H E S T A N D B E S T U S E A N A L Y S I S

I The highes t and best use a n a l y s i s is probab ly the most
cr i t i ca l p o r t i o n of a real e s t a t e a p p r a i s a l , s p e c i f i c a l l y one of

* commercial or l i g h t i n d u s t r i a l nature. The h ighe s t and best use
f i a n a l y s i s should take into c o n s i d e r a t i o n a l l a s p e c t s f o r which th e

s u b j e c t p r o p e r t y could be used. T h i s analy s i s i s the p ivo ta l
•I po int of the a p p r a i s a l in that it d e t e rmine s f r o m which or what

sector of the market the c omparab l e d a t a w i l l be gained.
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T h e a p p r a i s a l r e p o r t ' s h ighe s t a n d best u s e a n a l y s i s s t a r t s
with a d e f i n i t i o n of highes t and best use. A l t h o u g h the
d e f i n i t i o n is f a c t u a l l y accurate it is somewhat d a t e d .

The ana ly s i s s t a t e s the p r o p e r t y is unzoned and t h e r e f o r e
the current commercial and r e s i d e n t i a l uses are l e g a l l y
p e r m i t t e d , which i s f a c t u a l .

The a n a l y s i s f u r t h e r cr i t iques the p h y s i c a l adequacie s and
d i s c u s s e s the o b j e c t i v e o f the a p p r a i s a l and d e f i n i t i o n o f the
value of the report in that the o b j e c t i v e of the a p p r a i s a l i s to
e s t i m a t e "Use V a l u e . " T h i s is not uncommon when va lu ing a s i n g l e
use p r o p e r t y s i m i l a r to the s u b j e c t .

A l t h o u g h somewhat la ck ing in d e p t h o f a n a l y s i s , the h ighe s t
and best use sec t ion of the report conc lude s the h ighe s t and best
use of the s u b j e c t s i t e is as contr ibu t ing to the business
en t e rpr i s e and as a d d i t i o n a l r e s i d e n t i a l d e v e l o p m e n t p o t e n t i a l .

• One minor f l a w of th i s a n a l y s i s is that it f a i l s to set f o r t h a
' h ighe s t and best use of the s u b j e c t s i t e as vacant, and as
I i m p r o v e d . T h i s is a minor incongru i ty and does not i n v a l i d a t e

th e overa l l c onc lu s i on s f r o m t h i s s ec t ion o f th e r e p o r t .
I S i n c e the a p p r a i s a l is p r e p a r e d in a summary f o r m a t , t h i s

s e c t ion of the report is adequate .

V A L U A T I O N S E C T I O N O F T H E REPORT
I On Page 19 of the a p p r a i s a l , six land s a l e s are c i t ed and
I a n a l y z e d to e s t i m a t e market value of the s i t e as if unimproved .

T h r e e of the s a l e s are f r o m the Libby area, two of the s a l e s areI
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f r o m T r o y , a s l i g h t d i s t a n c e west of Libby , and one sa le i s f r o m
Columbia F a l l s , a s i g n i f i c a n t d i s t a n c e e a s t - s o u t h e a s t . T h e
analys i s of all of these s a l e s appear s to be f a c t u a l and
reasonable. Each of the s a l e s contained in the report were
checked f o r f a c t u a l accuracy a n d f e l t t o c o m p l y . T h e p h o t o g r a p h s
contained for each of the s a l e s are f e l t to be f a i r l y
r epr e s en ta t iv e of the land area under cons iderat ion.

The a d j u s t m e n t s which are made to each of the sa le s are
r e a s o n a b l y s u p p o r t e d a n d a p p r o p r i a t e l y a p p l i e d .

As a r e s u l t , the overall i n d i c a t i o n of value for the s u b j e c t
s i t e as e s t ima t ed a p p e a r s to be reasonable and accurate.

C O S T A P P R O A C H

The Cost A p p r o a c h s e c t ion of the report is i n i t i a t e d by a
I d e f i n i t i o n of the approach and the various t y p e s of d e t e r i o r a t i o n

or ob so l e s c ence . The a p p r a i s a l de scr ibe s where the cost data was
' gained and how the d e p r e c i a t i o n would be a p p l i e d .
| Each of the s p e c i f i c improvement s d e t a i l e d in the

d e s c r i p t i o n of improvements have been analyzed on a r eproduc t i on
I cost l e s s d e p r e c i a t i o n . The i n f o r m a t i o n contained in t h i s

sec t ion of the report a p p e a r s to be reasonable and the f i g u r e sI
I

are accurate.

S A L E S C O M P A R I S O N A P P R O A C H

E T h i s s e c t i on of the report i s i n i t i a t e d wi th a d e f i n i t i o n ofH t h e S a l e s C o m p a r i s o n A p p r o a c h a n d i t s a p p r o p r i a t e uses. T h ei
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II
I a p p r a i s a l d e t a i l s two improved sa l e s and two improved l i s t i n g s .

N e i t h e r the improved s a l e s nor the improved l i s t i n g s are
I comparable to the s u b j e c t p r o p e r t y . For p u r p o s e s of d ir e c t

a n a l y s i s the a p p r a i s a l does not b e n e f i t f r o m the i n c l u s i o n of
I t h i s method o f v a l u a t i o n . The a p p r a i s a l does s t a t e , " F r o m the se
• analyse s it a p p e a r s that the ind i ca t ed values f r o m the Cost

A p p r o a c h i s s u p p o r t e d by the l i m i t e d sa l e s d a t a . "

• I N C O M E A P P R O A C H

Ii T h i s a p p r o a c h a l s o i s i n i t i a t e d by a d e f i n i t i o n of t h i s
• method of v a l u a t i o n . It is true that a por t i on of the s u b j e c t

p r o p e r t y had been rented on a seasonal basis for the s t o r a g e of
R recreat ional veh i c l e s . T h i s is a minor aspec t of the en t i r e

s u b j e c t p r o p e r t y and d e v e l o p i n g an Income C a p i t a l i z a t i o n A p p r o a c h
l| w i t h a l i m i t e d amount of d a t a p r o d u c e s no w o r t h w h i l e e n d e a v o r .
. . A g a i n , a l t h o u g h a va l iant e f f o r t t h e Income A p p r o a c h l e n d s l i t t l e
1• i f any th ing to the f i n a l i n d i c a t i o n or j u s t i f i c a t i o n o f va lue .

1 R E C O N C I L I A T I O N A N D F I N A L E S T I M A T E O F V A L U E

R T h i s s e c t i on of the report needs to p r o v i d e a summat ion of
the f a c t s . T h a t i s to say, i t i s a summation of all a s p e c t s of

S the a p p r a i s a l r e p o r t , both good and bad. The report shou ld
H i d e n t i f y and d i s c u s s the good p o i n t s as we l l as i d e n t i f y and

d i s c u s s t h e weak p o i n t s . T h e f i n a l va lu e i s then c o n c l u d e d f r o m
y the a p p r o a c h e s d e v e l o p e d .
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In the a p p r a i s a l report being reviewed, the Cost A p p r o a c h i s
t h e only f u l l y d e v e l o p e d approa ch . T h i s ha s been pr ev i ou s ly
di s cu s s ed in the body of the report in that the s u b j e c t p r o p e r t y
is a " spec ial use p r o p e r t y " and the "use value" is being sought.

The a p p r a i s a l does an adequate job in the r e conc i l ia t i on
sect ion e x p l a i n i n g why the procedure took it s s p e c i f i c course of
a c t i on .

The r e c o n c i l i a t i o n in t h i s report has only one course of
conclus ion in that the Cost A p p r o a c h is the primary va lua t i on
procedure . The reviewers do not argue wi th th i s a s sumpt ion .

M I S C E L L A N E O U S S E C T I O N S O F T H E REPORT

The a d d e n d a s e c t ion of the r e p o r t , a l t h o u g h not marked as
such, s t a r t s on page 33 and continues through page 84.

P a g e s 33 through 49 contain various p h o t o g r a p h s of the
p r o p e r t y and improvement s . A review of these p h o t o g r a p h s appear
to represent the p r o p e r t y as of the a p p r a i s a l d a t e , and prior to
d e m o l i t i o n .

Page 50 is a p h o t o c o p y of a f l o o d p l a i n m a p , p u b l i s h e d for
t h e N a t i o n a l F l o o d I n s u r a n c e Program. T h e a p p r o x i m a t e l o c a t i o n
of the s u b j e c t is i n d i c a t e d by a " s u b j e c t arrow." The l o ca t i on
of the s u b j e c t on the map by the arrow appear s accurate.

Pages 51 through 58 incorporate a l i s t i n g and value
e s t i m a t e s f or the shrubs, t r e e s , f l o w e r s and l a n d s c a p i n g items
contained on the p r o p e r t y . T h e s e values a p p e a r to be reasonable.

Duncen Drive * M i s s o u l a MT * 59BOS * .OO6 ~7SB 343S/ P h o n e / F A X 15



I P a g e s 59 through 68 i n c l u d e d a t a shee t s on the land s a l e s
and p h o t o g r a p h s . T h i s i n f o r m a t i o n was checked for accuracy as

I w e l l as the r e p r e s e n t a t i o n of the p h o t o g r a p h s . The d a t a as w e l l
as the p h o t o g r a p h s a p p e a r accurate .

I P a g e s 69, 70 and 71 are maps of the land sa l e s l o c a t i o n s .
I The l o c a t i o n s shown on these maps are reasonably accurate.

P a g e s 72 through 79 i n c l u d e d a t a sheet s on the improved
I sa l e s and improved l i s t i n g s . T h i s i n f o r m a t i o n was checked for

accuracy as we l l as the r e p r e s e n t a t i o n of the p h o t o g r a p h s . The
I d a t a as we l l as the p h o t o g r a p h s appear accurate.
• P a g e s 80 and 81 are maps of the improved c omparab l e

l o c a t i o n s . The l o c a t i o n s on the s e maps a p p e a r r e a s o n a b l y
I a c cura t e .

P a g e 82 i s the engagement l e t t e r f r o m the Parkers to Mr.
% Barrie. N o t h i n g adverse a p p e a r s w i th in the l e t t e r .
B P a g e s 83 and 84 are the a p p r a i s e r ' s q u a l i f i c a t i o n s .

1
R E C O N C I L I A T I O N A N D C O N C L U S I O N O F A P P R O P R I A T E N E S S

O F O R I G I N A L A P P R A I S A L

T h e a p p r a i s a l report p r e p a r e d b y L l o y d S . Barrie , M A I , S R A ,s is a summary a p p r a i s a l report of a c o m p l e t e narrative f o r m a t .
H The f o r m a t i s a c c e p t a b l e and i d e n t i f i e s all p o i n t s which are

necessary in t h i s f o r m a t to give the reader a reasonable
If i n d i c a t i o n o f t h e s u b j e c t p r o p e r t y , t h e a s s u m p t i o n s and l i m i t i n g
M c ond i t i on s under which the a p p r a i s a l i s made , the s p e c i f i c valueĤ s o u g h t , as we l l as the m e t h o d o l o g y e m p l o y e d and the d a t a u s ed .
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I The a p p r a i s a l report meet s USPAP s t a n d a r d s as well as
c o m p l i e s wi th the Code of E t h i c s and the S t a n d a r d s of

I P r o f e s s i o n a l P r a c t i c e o f t h e A p p r a i s a l I n s t i t u t e . T h e
c e r t i f i c a t i o n o f t h e a p p r a i s a l c on ta in s a l l a p p r o p r i a t e

I ca t egor i e s and is s igned by the a p p r a i s e r .
• The one e x c ep t i on to th i s is the s u p p l e m e n t a l l e t t e r dated

S e p t e m b e r 28, 2000, which increases the value by $ 6 , 0 0 0 . The
I l e t t e r c i t e s a d e l e t i o n in the or iginal report of an "extract ion

room." H o w e v e r , on Page 26 of the or iginal report the
B -" ex t ra c t i on room" is i n c l u d e d , and its value c on tr i bu t i on

B recognized. The S e p t e m b e r 28, 2000 l e t t e r i s c o n f u s i n g and
be l i eved to be a d u p l i c a t i o n of values .

R Based on the da ta contained in th i s report as wel l as the"
review c o n d u c t e d , it is the op in ion of the reviewers that "use

H value" shou ld be synonymous w i t h market value and the conc lu s ion
_, of the value e s t i m a t e of the o r ig ina l a p p r a i s a l of $ 6 0 0 , 0 0 0 isB™ a p p r o p r i a t e .

Q
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V A L U E E S T I M A T E A N D C E R T I F I C A T I O N

We c e r t i f y t h a t , to the best o f our knowl edge and b e l i e f :

- The s t a t e m e n t s of f a c t contained in t h i s report are true andcorrect.

I - The r e p o r t e d a n a l y s e s , o p i n i o n s , and conc lu s ions are l i m i t e donly by the r epor t ed a s s umpt i on s and l i m i t i n g c o n d i t i o n s , andm are our p e r s o n a l , i m p a r t i a l , and unbiased p r o f e s s i o n a lI a n a l y s e s , o p i n i o n s and conclus ions .

B - We have no present nor p r o s p e c t i v e intere s t in the p r o p e r t ytha t is the s u b j e c t of t h i s r e p o r t , and no personal i n t e r e s tw i th r e s p e c t to the p a r t i e s invo lved .

- We have no bias w i th r e sp e c t to the p r o p e r t y that is thes u b j e c t of t h i s report or to the p a r t i e s involved w i t h t h i sa s s i g n m e n t .

- Our engagement in t h i s as s ignment was not c on t ingent upond e v e l o p i n g o r r e p o r t i n g p r e d e t e r m i n e d r e s u l t s .

- Our c o m p e n s a t i o n for c o m p l e t i n g t h i s a s s ignment is notc o n t i n g e n t upon the d e v e l o p m e n t or r e p o r t i n g of a p r e d e t e r m i n e dvalue or d i r e c t i o n in value that f a v o r s the cause of thec l i e n t , the amount of the value o p i n i o n , the a t t a inmen t of as t i p u l a t e d r e s u l t , or the occurrence of a subsequent eventd i r e c t l y r e l a t e d to the in t ended u s e o f t h i s a p p r a i s a l .

- Our a n a l y s e s , o p i n i o n s , and conc lus ions were d e v e l o p e d , andt h i s report has been p r e p a r e d , in c o n f o r m i t y wi th the U n i f o r mS t a n d a r d s o f P r o f e s s i o n a l A p p r a i s a l P r a c t i c e .

- We have made a per sonal i n s p e c t i o n of the p r o p e r t y tha t is thes u b j e c t o f t h i s r epor t .

- No one p r o v i d e d s i g n i f i c a n t p r o f e s s i o n a l a s s i s t a n c e to thep er s on s s i g n i n g t h i s r e p o r t .

£•41 B Duncen Drive * M i s s o u l e MT * 59BOS * «3O6 ~7SB 3432 / P h o n e / F A X 1 6



I
We c e r t i f y that the use of t h i s report is s u b j e c t to therequirements of the A p p r a i s a l I n s t i t u t e r e l a t i n g to review by i t sd u l y au thor iz ed r e p r e s e n t a t i v e s .
Based upon all the e l emen t s of which we are aware and which couldreasonably a f f e c t va lue , we concur wi th the e s t i m a t e d marketvalue of the s u b j e c t p r o p e r t y , as d e t a i l e d in the originala p p r a i s a l report da t ed March 9, 2000, authored by Lloyd Barrie,M A I , S R A , a t a n e s t i m a t e d value o f :

S I X H U N D R E D T H O U S A N D DOLLARS
( $ 6 0 0 , 0 0 0 . 0 0 )

October 18, 2000 _ C. Ef 7 C f o o k s h a n k sMT R e s i d e n t i a l C e r t i f i c a t i o n #115

Thomas G . S t e v e n s , M A I , S R AMT General C e r t i f i c a t i o n #151
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S U B J E C T P R O P E R T Y P H O T O G R A P H S
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A e r i a l view o f s u b j e c t s i t e

V i e w o f s u b j e c t s i t e f r o m highway l o o k i n g east
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C R O O K S H A N K S A P P R A I S I N G
Q U A L I F I C A T I O N S

E D U C A T I O N
*BEAVERHEAD C O U N T Y E I G E S C H O O L , D I L L O N M T , J U N E 1947
* W E S T E R N MONTANA COLLEGE, DILLON MI, 1947 - 49
* U N I V E R S I T Y O F M O N T A N A , M I S S O U L A M T , E .A. E C O N O M I C S 1952

E D U C A T I O N : A P P R A I S A L
* R E S I D E N T I A L COURSE V I I I , A P P R A I S A L I N S T I T U T E , U N I V E R S I T Y O F P O R T L A N D , M A Y 1977
* I N C O M E A P P R O A C H T O V A L U A T I O N , COURSE I I , I N T ' L A S S ' K O F A S S E S S I N G O F F I C E R S , M O N T A N A

S T A T E U N I V E R S I T Y , BOZEMAN M T , A U G U S T 1985
* M A R S H A L L - S W I F T R E S I D E N T I A L COST V A L U A T I O N , M A R S H A L L - S W I F T C O , V A N C O U V E R W A , O C T 1987 *

U N I F O R M S T A N D A R D S O F P R O F E S S I O N A L A P P R A I S A L P R A C T I C E , K A T ' L A S S ' N O F I N D E P E N D E N T F E E
A P P R A I S E R S , H E L E N A M T , OCTOBER 1991

* I N S T I T U T I O N A L R E G U L A T I O N O F REAL E S T A T E , N A T ' L A S S ' K O F I N D E P E N D E N T F E E A P P R A I S E R S ,
M I S S O U L A M T , OCTOBER 1993

* T H E N E K U N I F O R M R E S I D E N T I A L REPORT, A P P R A I S A L I N S T I T U T E , A N A C O N D A M T , J A N U A R Y 1994
* U N D E R S T A N D I N G L I M I T E D A P P R A I S A L A N D R E P O R T I N G O P T I O N S , A P P R A I S A L I N S T I T U T E , BOZEMAN

M T , J U L Y 1994
* U N I F O R M S T A N D A R D S O F P R O F E S S I O N A L A P P R A I S A L P R A C T I C E , N A T ' L A S S ' N O F I N D E P E N D E N T F E E

A P P R A I S E R S , H E L E N A M T , OCTOBER 1994
* A P P R A I S I N G 2 - 4 F A M I L Y R E S I D E N T I A L P R O P E R T I E S ; U N I F O R M S T A N D A R D S O F P R O F E S S I O N A L

A P P R A I S A L P R A C T I C E ; I N C O M E C A P I T A L I Z A T I O N ; I N T R O D U C T I O N T O E N V I R O M E N T A L C O N S I D E R A T I O N S ;
I N T R O D U C T I O N T O REVIEW A P P R A I S A L : M C K I S S O C K S Y S T E M S , H E L E N A M T , FEBRUARY 1998

RELATED E X P E R I E N C E

* I N D E P E N D E N T F E E A P P R A I S A L P R A C T I C E , J U N E 1977 T O DATE
* APPOINTED TO FHA APPRAISAL FEE P A N E L , OCTOBER 1989
* C E R T I F I E D R E S I D E N T I A L REAL E S T A T E A P P R A I S E R , S T A T E O F M O N T A N A , C E R T I F I C A T E N O . 115, 2 0

FEBRUARY 1992
P R O F E S S I O N A L A F F I L I A T I O N S
* MISSOULA COUNTY BOARD OF REALTORS
* MONTANA BOARD OF REALTORS
* NATIONAL ASSOCIATION OF REALTORS
R E P R E S E N T A T I V E C L I E N T S
* F I R S T S E C U R I T Y B A N K , M I S S O U L A M T
* F I R S T I N T E R S T A T E B A N K , M I S S O U L A M T
* US WEST R E L O C A T I O N S E R V I C E S , DENVER CO
* S T A T E F A R M R E L O C A T I O N S E R V I C E , B L O O M I N G T O N I L
* W E S T E R N S E C U R I T Y B A N K , M I S S O U L A M T
* P R U D E N T I A L R E L O C A T I O N M A N A G E M E N T , BELLEVUE W A
* G A R L I N G T O N , LOHN A N D R O B I N S O N , A T T O R N E Y S A T L A W , M I S S O U L A M T
* C H U R C H , H A R R I S , J O H N S O N A N D W I L L I A M S , A T T O R N E Y S L A W , GREAT F A L L S M T
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Q U A L I F I C A T I O N S O F T H O M A S G . S T E V E N S . M A I
P . O . BOX 8287

M I S S O U L A , M O N T A N A 59807-8287

E X P E R I E N C E ;
1971 - 1974

May 1974 -J u l y 1976

1
J u l y 1976 -December 1977

December 1977October 1978

October 1978
A u g u s t 1985

V i c e - P r e s i d e n t , Pool M o r t g a g e Company, OklahomaC i t y , Oklahoma. F u l l - t i m e a p p r a i s a l experiencein all t y p e s of r e s i d e n t i a l , commercial ands p e c ia l purpo s e p r o p e r t i e s . Commercial loanp r o d u c t i o n and p l a c e m e n t , underwri t ing creditand a n a l y s i s o f commercial p r o j e c t s . S u p e r v i s i o no f r e s i d e n t i a l commercial f i n a n c i n g .
A p p r a i s e r , S t i l l w a t e r S a v i n g s & Loan A s s n . ,S t i l l w a t e r , Oklahoma. A p p r a i s i n g a l l type s o fr e s i d e n t i a l , commercial a n d m u l t i - f a m i l yp r o p e r t i e s for the A s s o c i a t i o n , or reviewing al la p p r a i s a l s f o r loan a p p l i c a t i o n s both f r o m t h ehome and branch o f f i c e s . R e s p o n s i b i l i t i e s a l soinc luded or ig inat ion and servicing of allc on s t ru c t i on loan a c t i v i t i e s f o r t h eA s s o c i a t i o n .
V i c e - P r e s i d e n t , C h i e f A p p r a i s e r , Loan ManagerS t i l l w a t e r S a v i n g s and Loan A s s o c i a t i o n ,S t i l l w a t e r , Oklahoma. I n c l u d e d A p p r a i s i n g o rreviewing a l l a p p r a i s a l s on r e s i d e n t i a l ,commercial and m u l t i - f a m i l y p r o p e r t i e s f o r t h eA s s o c i a t i o n . A l s o i n c l u d e d a l l d a y - t o - d a ysupervi s ion o f t h e home o f f i c e loan d e p a r t m e n tand reviewing and u n d e r w r i t i n g all loana p p l i c a t i o n s f r o m both the home and brancho f f i c e s , s e t t i n g f o r t h f o r m a l p o l i c i e s a n dprocedures for the op era t i on of the loand e p a r t m e n t .
W o r k i n g under the superv i s i on of C. RobertW h i t e , M A I , a n indep enden t real e s ta t ea p p r a i s a l f i r m , a p p r a i s i n g a l l t y p e s o fr e s i d e n t i a l , commercial and s p e c i a l p u r p o s ep r o p e r t i e s throughout t h e S t a t e o f M o n t a n a .M i s s o u l a , Montana.
F o r m e d t h e f i r m W h i t e - S t e v e n s , L t d . , M i s s o u l a ,M o n t a n a . An i n d e p e n d e n t real e s t a t e a p p r a i s a lf i r m , a p p r a i s i n g a l l t y p e s o f r e s i d e n t i a l ,commercial and spe c ia l purpo s e p r o p e r t i e sthroughout t h e S t a t e o f M o n t a n a . T h e p r i n c i p a l si n t h e f i r m were C . Robert W h i t e , M A I , a n dT h o m a s G . S t e v e n s , M A I .
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A u g u s t 1985 F i r m r e s t ru c tur ed under the name o f S t e v e n s ,S t u c k e y , & Co.
December 1992 - F i r m re s truc tured under the name S t e v e n s Co.Present S t e v e n s Co. i s a f u l l service, i n d e p e n d e n treal e s t a t e a p p r a i s a l f i r m serving c l i e n t sthroughout the S t a t e o f Montana.

S t e v e n s Co .
P . O . Box 8 2 8 7 , M i s s o u l a , MT 5 9 8 0 7 - 8 2 8 7T e l e p h o n e : 406-721-5454.

E D U C A T I O N ;
U n i v e r s i t y of M o n t a n a . 1966 - 1970

E . S . Bus ine s s A d m i n i s t r a t i o n / E c o n o m i c s
A . I . R . E . A . ( N o w A p p r a i s a l ' I n s t i t u t e ) Courses

Basic Real Estate Appraisal Principles and P r a c t i c e s
Capitalization Theory and Techniques
Case Studies in Real Estate Valuation (1980, 1989)
Litigation Valuation
Real Estate Investment Analysis
Advanced Income Capitalization

S o c i e t y o f Real E s t a t e A p p r a i s e r s ( N o w A p p r a i s a l I n s t i t u t e )
Narrative Report-Writing Seminar, R-2 Examination

M o r t g a g e Bankers A s s o c i a t i o n o f A m e r i c a
Course I, Basic Principles
Course 2, Income Property Financing

Current S e m i n a r s
Valuation of Buildings for Insurance Purposes
Highest and Best Use
Litigation Valuation
Feasibility & Market Analysis



i

R4I-B Seminar-Appraisal Guidelines
Standards of Professional Practice
Computer Applications - Income Feasibility Studies
Hotel/Motel Valuation and Investment Seminar
Environmental Considerations in Real Property Valuation
Understanding Limited Scope Appraisals
The New Uniform Residential Appraisal Report

E D U C A T I O N A L C E R T I F I C A T I O N t
T h e A p p r a i s a l I n s t i t u t e c onduc t s a vo lun tary program o f

cont inuing educa t ion f or i t s d e s i g n a t e d members. MAIs and RMs
who meet the minimum s t a n d a r d s of th i s program are awarded
p e r i o d i c e d u c a t i o n a l c e r t i f i c a t i o n . I , T h o m a s G . S t e v e n s , have
c o m p l e t e d the requirements under the c on t inu ing e d u c a t i o n program
o f t h e A p p r a i s a l I n s t i t u t e .

G E N E R A L :

1978

1979

1980

1992

1982-83

1981 ToPres en t

E l e c t e d t o R e s i d e n t i a l M e m b e r s h i p , Amer i canI n s t i t u t e o f Real E s t a t e A p p r a i s e r s , rece iving t h eR M D e s i g n a t i o n (now A p p r a i s a l I n s t i t u t e ) .
E l e c t e d a s a S e n i o r R e s i d e n t i a l A p p r a i s e r , S o c i e t yof Real E s t a t e A p p r a i s e r s , receiving the SRAD e s i g n a t i o n (now A p p r a i s a l I n s t i t u t e ) .
E l e c t e d to M e m b e r s h i p , American I n s t i t u t e o f RealE s t a t e A p p r a i s e r s , receiving th e MAI Des igna t i on(now A p p r a i s a l I n s t i t u t e ) .
M o n t a n a C e r t i f i e d Genera l Real P r o p e r t y A p p r a i s e r ,C e r t i f i c a t e N o . 1 5 1
S e c r e t a r y - T r e a s u r e r , Ameri can I n s t i t u t e o f RealE s t a t e A p p r a i s e r s , C h a p t e r #50.
G u e s t Lec tur er - U n i v e r s i t y o f M o n t a n a , Schoo l o fB u s i n e s s , Real E s t a t e I n v e s t m e n t s .
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